


The Zoning Ordinance Amendment that would accommodate the requested
rezoning to PUD, Planned Unit Development can be found on the attached
pages A102-A104.)

Surrounding Land Uses

Northerly:  Fairview Hospital parking ramp; zoned APD, Automobile
Parking District

Easterly: Fairview Hospital; zoned and guided Regional Medical District.

Southerly:  Point of France condos; Zoned PRD-4, Planned Residential
District & High Density Residential

Westerly:  Cornelia Place Apartments; zoned PRD-4, High Density
Residential; and guided High Density Residential

Existing Site Features

The subject property is 2.34 acres in size, is relatively flat and contains two office
buildings. (See pages A1-A3.)

Planning

Guide Plan designation: Regional Medical. (See pages A5-A14.)
Zoning: POD-1, Planned Office District. (See page A4.)

Rezoning to PUD

The Planning Commission and City Council found that the proposal meets criteria
below to rezone this site to PUD; and granted Preliminary Rezoning Approval. The
applicant's plans are generally the same as those submitted for the Preliminary
Rezoning.

Per Section 850.04. Subd. 4 D provides the following regulations for a PUD:

1. Purpose and Intent. The purpose of the PUD District is to
provide comprehensive procedures and standards intended to
allow more creativity and flexibility in site plan design than
would be possible under a conventional zoning district. The
decision to zone property to PUD is a public policy decision for
the City Council to make in its legislative capacity. The purpose
and intent of a PUD is to include most or all of the following:

a. provide for the establishment of PUD (planned unit
development) zoning districts in appropriate settings and
situations to create or maintain a development pattern that
is consistent with the City's Comprehensive Plan;



b. promote a more creative and efficient approach to land use
within the City, while at the same time protecting and
promoting the health, safety, comfort, aesthetics, economic
viability, and general welfare of the City;

c. provide for variations to the strict application of the land use
regulations in order to improve site design and operation,
while at the same time incorporate design elements that
exceed the City's standards to offset the effect of any
variations. Desired design elements may include:
sustainable design, greater utilization of new technologies in
building design, special construction materials,
landscaping, lighting, stormwater management, pedestrian
oriented design, and podium height at a street or transition
to residential neighborhoods, parks or other sensitive uses;

d. ensure high quality of design and design compatible with
surrounding land uses, including both existing and planned;

e. maintain or improve the efficiency of public streets and
utilities;

f. preserve and enhance site characteristics including natural
features, wetland protection, trees, open space, scenic
views, and screening;

g. allow for mixing of land uses within a development;

h. encourage a variety of housing types including affordable
housing; and

i. ensure the establishment of appropriate transitions between
differing land uses.

The applicant is proposing a development that would be consistent with the
Comprehensive Plan. The Plan guides this site as Regional Medical; therefore,
the proposed medical office with complementary retail uses would be consistent
with the Comprehensive Plan. The proposal would create a more efficient and
creative use of the property. The building would be pulled up close to the street,
with sidewalks in front, and separated from the street by green space to promote
a more walkable environment. Parking would be located in back in the ramp.
Landscaping and patios are also proposed in front, with store fronts opening
toward France Avenue. The applicant is also proposing to utilize sustainable
design principals. Green building practices are suggested, and green roofs are
proposed. (See pages A23-A25, of the applicant’s narrative that explains how
this project meets the above purpose and intent of the PUD Ordinance.)



2. Applicability/Criteria

a. Uses. All permitted uses, permitted accessory uses, conditional
uses, and uses allowed by administrative permit contained in the
various zoning districts defined in Section 850 of this Title shall
be treated as potentially allowable uses within a PUD district,
provided they would be allowable on the site under the
Comprehensive Plan. Property currently zoned R-1, R-2 and PRD-
1 shall not be eligible for a PUD. '

This site would be envisioned to allow uses permitted within the Regional
Medical District, as this site is guided Regional Medical in the
Comprehensive Plan. The Zoning Ordinance amendment on pages A102-
A104 lists the uses that would be allowed on this site. WSB and
Associates did a parking analysis that determined that the proposed
parking would support the uses proposed. (See pages A74-A101.)

b. Eligibility Standards. To be eligible for a PUD district, all
development should be in compliance with the following:

i. where the site of a proposed PUD is designated for more than
one (1) land use in the Comprehensive Plan, the City may
require that the PUD include all the land uses so designated
or such combination of the designated uses as the City
Council shall deem appropriate to achieve the purposes of
this ordinance and the Comprehensive Plan;

The site is guided in the Comprehensive Plan for “Regional Medical,”
which allows medical offices as a permitted use. The current site is
zoned POD-1, and guided for Regional Medical. Within the Regional
Medical District, 10% of an office building may contain retail uses
allowed in the PCD-1 and PCD-2 Zoning District, as long as the
primary function of the uses is to serve the office users. The proposed
uses would be consistent with that standard. (See pages A105-A110
for a list of uses allowed within the PCD-1 and PCD-2 Districts.)

ii. any PUD which involves a single land use type or housing
type may be permitted provided that it is otherwise
consistent with the objectives of this ordinance and the
Comprehensive Plan;

As mentioned above, the proposed uses would be medical office and
limited retail, consistent with Comprehensive Plan.



iii. permitted densities may be specifically stated in the
appropriate planned development designation and shall be in
general conformance with the Comprehensive Plan; and

The proposed building density would have an FAR of 1.0 or 100%.
The Floor Area Ratio contemplated in the Comprehensive Plan and
Zoning Ordinance is 1.0 or 100%.

As a comparison, the TCO building has an FAR of 8.5 or 85%, and
the Fairview Hospital campus has an FAR of 1.16 or 116%.

iv. the setback regulation, building coverage and floor area ratio
of the most closely related conventional zoning district shall
be considered presumptively appropriate, but may be
departed from to accomplish the purpose and intent
described in #1 above.

The proposed project does not closely relate to the conventional
zoning district. Ten (10) variances would be required and a
Comprehensive Plan Amendment necessary to accommodate
the proposal. However, the request is similar to the request
made by Twin City Orthopedic, and FAR now complies with the
contemplated land use designation of Regional Medical in the
Comprehensive Plan.






Site Access

The primary access to the site would remain off of 65" Street West. There would
be a right-out only onto France. (See page A36.)

Parking & Traffic

Per Section 850.08 Subd. 1, the following are the parking requirements: One
space per 200 square feet for medical office and 1 space per doctor. The retail
requirement is 8 spaces for the first 1,000 square feet and six spaces for each
additional 1,000 square feet. The medical office would be 95,478 square feet,
and would have 27 doctors (1 doctor for each 3,500 square feet of medical
office.); the retail space would be 7,000 square feet. Based on the above, 548
parking stalls are required. The applicant is proposing 548 spaces with proof-of-
parking. A parking study was done by WSB which concludes that the proposed
parking would support the uses. (See pages A74-A101.) Should parking ever
become a problem, the City of Edina could require the proof-of-parking stalls to
be built.

A traffic study was also done by WSB, which concludes that the existing
roadways support the proposed uses. (See traffic study on pages A74-A101.)
However, as was conditioned in the approvals for Twin City Orthopedic, should
signal improvements be deemed necessary at 65" Street and France Avenue,
the property owner would be required to participate in appropriate cost sharing
for signal improvements. This would be a requirement in the Developer’s
Agreement.

Bicycle Parking

Per Section 850.07 Subd. 24.F. requires non-residential developments to provide
bicycle parking spaces for a minimum of five percent of the automobile parking
spaces required. Therefore, 27 bicycle parking spaces are required. A bike
parking facility is proposed inside the parking ramp, adjacent to the entry into the
parking ramp. This area must contain space for a minimum of 27 bikes.

Landscaping

Based on the perimeter of the site, 34 overstory trees and a full complement of
understory trees and shrubs are required. The applicant is proposing a
combination of existing and proposed overstory trees that would total 61 around
the perimeter of the site & 250+ understory trees and shrubs. (See landscape
plan on page A62.)




Trash Enclosure

The trash and recycling area would be within an enclosed area within the parking
ramp. (See page A68.) Per section 850.10. Subd. 2. Of the Zoning Ordinance,
the trash enclosure must be screened from all lot lines. Therefore, the proposed
plan meets the ordinance.

Lighting

As indicated in the applicant’s narrative, there would be decorative wall mounted
lighting along France Avenue and West 65" Street, and around the main entry.
Metal halide pole lights would be located on top of the parking ramp with low
height, sharp cutoff features to eliminate light spill off the property. The lights
would be on timers. The lighting would be required to meet the city’s lighting
ordinance as follows:

“All exterior lighting and illuminating devices shall be provided with lenses,
reflectors or shades so as to concentrate illumination on the property of the
owner or operator of the lighting or illuminating devices. Rays of light or
illumination shall not pass beyond the property lines of the premises utilizing the
lights or illumination at an intensity greater than three foot-candles measured at
property lines abutting property zoned residential and ten foot-candles measured
at property lines abutting streets or property zoned non-residential. No light
source, lamp or luminaire shall be directed beyond the boundaries of the lighted
or illuminated premises.”

Noise Study

A noise study was conducted by Kvernstoen, Ronnholm & Associates. (See
pages A26-A31.) The study concludes that by moving the chiller to the top of the
parking ramp, north of the stairwell, would be in full compliance with the city
noise ordinance.

Grading & Utilities

The city engineer has reviewed the plans and found them acceptable and offered
comments. (See page A117.) Review and approval is required by the Nine Mile
Creek Watershed District. '

Signage
Signage would be allowed per the requirements of the Regional Medical District

within the Zoning Ordinance Amendment for the PUD. (See draft on pages
A102-A104.)






development sites, encourage placement of liner buildingé close to the
street to encourage pedestrian movement.

= Locate prominent buildings to visually define corners and screen
parking lots.

= Locate building entries and storefronts to face the primary street, in
addition to any entries oriented towards parking areas.

= Encourage storefront design of mixed-use buildings at ground floor
level, with windows and doors along at least 50% of the front
facade.

= Encourage or require placement of surface parking to the rear or
side of buildings, rather than between buildings and the street.

b. Movement Patterns.

= Provide sidewalks along primary streets and connections to
adjacent neighborhoods along secondary streets or walkways.

= Limit driveway access from primary streets while encouraging
access from secondary streets.

» Provide pedestrian amenities, such as wide sidewalks, street trees,
pedestrian-scale lighting, and street furnishings (benches, trash
receptacles, etc.)

c. Encourage infill/redevelopment opportunities that optimize use of city
infrastructure and that complement area, neighborhood, and/or corridor
context and character.

7. The proposed plans are consistent with the Preliminary Plans that were
recommended for approval by the Planning Commission and approved
by the City Council.

Staff Recommendation

Final Rezoning to Planned Unit Development
& Final Development Plan

Recommend that the City Council approve the Final Rezoning from POD-1,
Planned Office District to PUD, Planned unit development, and Final
Development Plan.

Approval is based on the following findings:

1. The proposed land uses are consistent with the Comprehensive Plan.
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. The plans are consistent with the approved Preliminary Development
Plan.

. The site layout would be an improvement over a site layout required by
standard zoning; the building is brought up to the street, provides podium
height, and front door entries toward the street, includes sidewalks to
encourage a more pedestrian friendly environment along the street.

. The design of the building is of a high quality brick, glass and concrete. A
five story building would be generally consistent with the four story
buildings on West 65" Street.

. Traffic would be improved in the area by eliminating the right-in and out
access on France Avenue.

. Based on the traffic study done by WSB, the existing roadways can
support the proposed development.

. The proposed project would meet the following goals and policies of the
Comprehensive Plan:

a. Building Placement and Design. Where appropriate, building facades
should form a consistent street wall that helps to define the street and
enhance the pedestrian environment. On existing auto-oriented
development sites, encourage placement of liner buildings close to the
street to encourage pedestrian movement.

» Locate prominent buildings to visually define corners and screen
parking lots.

= Locate building entries and storefronts to face the primary street, in
addition to any entries oriented towards parking areas.

» Encourage storefront design of mixed-use buildings at ground floor
level, with windows and doors along at least 50% of the front
facade.

= Encourage or require placement of surface parking to the rear or
side of buildings, rather than between buildings and the street.

b. Movement Patterns.

= Provide sidewalks along primary streets and connections to
adjacent neighborhoods along secondary streets or walkways.

= Limit driveway access from primary streets while encouraging
access from secondary streets.

= Provide pedestrian amenities, such as wide sidewalks, street trees,
pedestrian-scale lighting, and street furnishings (benches, trash
receptacles, etc.)

11



c. Encourage infill/redevelopment opportunities that optimize use of city
infrastructure and that complement area, neighborhood, and/or corridor
context and character.

Approval is subject to the following conditions:

1)

2)

3)

5)

6)

7)

Subject to staff approval, the site must be developed and maintained in
substantial conformance with the following plans, unless modified by the
conditions below:

Site plan date stamped November 6, 2012.

Grading plan date stamped November 6, 2012.
Landscaping plan date stamped November 6, 2012
Building elevations date stamped November 6, 2012.
Building materials board as presented to the Planning
Commission and City Council.

Prior the issuance of a building permit, the following must be submitted:

a. A final landscape plan, subject to staff approval. Additionally, a
performance bond, letter-of-credit, or cash deposit must be submitted
for one and one-half times the cost amount for completing the required
landscaping, screening, or erosion control measures.

b. A construction management plan.

The property owner is responsible for replacing any required landscaping
that dies.

Submit a copy of the Nine Mile Creek Watershed District permit. The City
may require revisions to the approved plans to meet the district's
requirements.

Compliance with the conditions required by the city engineer in his memo
dated January November 20, 2012.

Site lighting shall conform to all minimum zoning ordinance standards
including an intensity no greater than three foot-candles measured at
property lines abutting property zoned residential and ten foot-candles
measured at property lines abutting streets or property zoned non-
residential.

Trash and recycling areas must be screened pek Section 850.10 Subd. 2
of the City’s Zoning Ordinance.
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8)

9)

10)

11)

12)

13)

Sustainable design. The design and construction of the entire project must
be done with the Sustainable Initiatives as outlined in the applicant’s
narrative within the Planning Commission staff report.

All buildings must be built with sprinkler systems, subject to review and
approval of the fire marshal.

A Developers Agreement. As part of a Developers Agreement the property
owner would be required to participate in appropriate cost sharing for
signal improvements at 65th Street and France Avenue.

The applicant must enter into a Proof-of-Parking Agreement to add more
parking if needed.

A minimum of 27 bicycle parking spaces shall be required. A bike parking
plan must be submitted as part of the building permit application which
demonstrates the City Code required bicycle parking requirements.

Adoption and compliance with the PUD Ordinance for the site.

Deadline for a city decision:  February 1, 2013
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